Abstract
INTRODUCTION
Throughout history, Turkey has been situated at the intersection of major trade routes. Therefore, many of the Turkish cities which are situated on the branches of these routes became important centers of trade. In these cities, the city center was formed by commercial districts including characteristic commercial buildings of the Ottoman era. A majority of these districts have survived until today by the fact that they have continued to be the center of commercial and social life. These areas have taken an important place in the collective memory of the cities with regard to cultural heritage and social life as well as to commercial importance. However, since the 1980s, the change in consumption habits in parallel with the rise of new life styles has greatly reduced both the economic and social importance of historical commercial districts. In response to this situation, although certain revitalisation projects are being planned by local authorities to develop and promote commercial activity in these districts, many of them do not use holistic approaches that take into account the physical, social and economic sustainability of the district. Indeed, the fact that a holistic approach to planning has not been developed for this area and that the projects have been developed by different branches of local government has caused projects to repeat each other or to conflict with each other. One of the major reasons for this situation is the lack of an integrated planning model on a national scale in our country in order to provide for the sustainable development of these cultural heritage areas .
The Historic Bazaar and Khans District, along with the Sultan Complexes (Kulliyes) and Cumalikizik in Bursa, were registered as a World Heritage Site in the 38th Session of the World Heritage Committee which was held in Qatar in 2014. Before the application to UNESCO World Heritage Center, Bursa Site Management Unit prepared a management plan, entitled Bursa relation to this, an appropriate management plan or other management system is essential, and this is one of the basic requirements for the application to be inscribed as a World Heritage Site (Guidelines for the Implementation of the World Heritage Convention, 2013). Formation of a strategic plan for urban and historical sites and the establishment of an autonomous mechanism for their management is quite a lengthy and complicated process that requires a multidisciplinary approach. The common elements of an effective management system are defined in Guidelines for the Implementation of the World Heritage Convention, as follows:
 "a thorough shared understanding of the property by all stakeholders;  a cycle of planning, implementation, monitoring, evaluation and feedback;  the monitoring and assessment of the impacts of trends, changes, and of proposed interventions;  the involvement of partners and stakeholders;  the allocation of necessary resources;  capacity-building; and  an accountable, transparent description of how the management system functions" (Operational Guidelines for the Implementation of the World Heritage Convention, 2013: 34)
The study called 'Management Guidelines for World Heritage Sites', prepared by Feilden and Jokilehto (1993) and published by ICCROM, is the fundamental guideline for site management. In addition, the other important studies related with this issue are 'Guidelines for Management Planning of Protected Areas', prepared by Thomas, Middleton and Philips (2003) under the leadership of IUCN (International Union for Conservation of Nature) and 'Management of the Historical Environment', prepared by ICOMOS England (2004) . In these fundamental guidelines prepared for site management and in the international agreements, it is seen that management planning includes three major stages. These are:
 Determining the present state and development potential of the site  Preparing the strategic plan which includes evaluation and planning stages  Preparing the action plan which includes application and monitoring stages
LEGAL LEGISLATION ABOUT THE MANAGEMENT OF SUSTAINABLE DEVELOPMENT OF CULTURAL HERITAGE SITES IN TURKEY
The Turkish Republic was one of the signatories of the 'Convention Concerning the Protection of the World Cultural and Natural Heritage'. Like each State Party to this Convention, Turkey has the responsibility of ensuring the identification, protection, conservation, presentation and transmission of the cultural and natural heritage to future generations. In the Convention duties of States Parties were explained as follows:
 to adopt a general policy which aims to give the cultural and natural heritage a function in the life of the community and to integrate the protection of that heritage into comprehensive planning programmes;  to set up within its territories, where such services do not exist, one or more services for the protection, conservation, and presentation of the cultural and natural heritage with an appropriate staff and possessing the means to discharge their functions;  to develop scientific and technical studies and research and to work out such operating methods as will make the State capable of counteracting the dangers that threaten its cultural or natural heritage;  to take the appropriate legal, scientific, technical, administrative and financial measures necessary for the identification, protection, conservation, presentation and rehabilitation of this heritage; and  to foster the establishment or development of national or regional centers for training in the protection, conservation and presentation of the cultural and natural heritage and to encourage scientific research in this field (Convention of Concerning the Protection of the World Cultural and Natural Heritage, 1972) . In regard to these duties, the Law (2863) on the Conservation of Cultural and Natural Property was adopted by the Grand National Assembly of Turkey in 1983. The aim of this law is explained as "to define movable and immovable cultural and natural property to be protected, regulate proceedings and activities, describe the establishment and duties of the organisation that shall set principles and take implementation decisions in this field" (Law on the Conservation of Cultural and Natural Property, 1983 Monuments, 2005) . In this legislation, management plans are defined as "the plans formed with the aim of providing protection, maintenance, utilization of the Management area, by considering administration project, excavation plan and environment project or conservation master plan, also indicating annual and five-year application stages and budget of conservation and development project and that are revised once in five years" (http://www.alanbaskanligi.gov.tr/english/management_plan_concept.html). In the "Regulation Regarding the Procedures and Principles for Determining Foundation, Duties and Management Areas of the Site Management and Board of Monuments" the stages of Management Plan preparation are explained as follows:
 Current Condition Identification: In this stage, the requirements of the site in regard to protection, functional rehabilitation and management should be defined. Collaboration of all the stakeholders in relation to the area should be provided  Site Analysis: In this stage, the definition of the outstanding universal value of the area should be given. In the content of this stage, it is required to identify the problems of the site and then to analyse the functional and managerial conditions.  The definition of vision of the area and setting the policies: In this stage the development of a future vision of the area is expected. This vision should cover the strategies about the protection and conservation of the district; the promotion of the area in the national and international arena; the administrative, managerial and financial models.  The determination of Work Programme, Timetables and Action Plans: the actions expected from related stakeholders and the timetables for action plans should be defined in this stage. Also, the financial sources and budgets of the related activities should be planned. Although specific importance is attributed to the issue of protection in the constitution and the codes, the social and economic role of cultural and urban heritage is not adequately comprehended and identified within the urban development processes in Turkey. The major problems regarding this issue are:
 the existence of some loopholes in the legal structure regarding protection and planning  the problems in establishing a coordination between the different branches of local authorities  the non-execution of adequate resource transfer and resource planning regarding this issue  the non-formation of a participatory awareness regarding protection of cultural heritage (Urbanisation Council Report, 2009 ). The studies about site management are too new for Turkey. The lack of studies and specialists in that area has been causing some problems in the implementation stage. However, defining site management according to the rules and regulations is an important step for Turkey with regard to preserving the cultural heritage and transferring it to future generations. The work conducted by the Ministry of Culture and Tourism in this regard gives pause for thought for the development of awareness and of control mechanisms in relation to site management in the near future.
A STRATEGIC PLAN PROPOSAL FOR MANAGING THE SUSTAINABLE REVITALISATION OF BURSA HISTORICAL BAZAAR AND KHANS DISTRICT
In June 2014, at the recent 38th World Heritage Committee meeting which was held in Doha, Qatar, Bursa and Cumalikizik as 'The Birthplace of the Ottoman Empire' was inscribed as a World Heritage Site. 'Bursa and Cumalıkızık: The Birth of the Ottoman Empire' was a serial nomination of eight component sites in the City of Bursa and the nearby village of Cumalıkızık, in the southern Marmara Region.
The Inscription of Bursa (Khans Distict and Sultan Kulliyes) and Cumalikizik as the World Heritage Sites
In 2000, Bursa Metropolitan Municipality began the efforts for inclusion in the UNESCO World Heritage List, with its application to the Turkish Republic Ministry of Culture and Tourism, entitled "Bursa and Cumalıkızık: Early Ottoman Urban and Rural Settlements". In this first stage the activities were carried out only with the inclusion of Khans District and Cumalikizik Village. In 2011, Bursa Site Management Unit under the Projects Department was founded. The Bursa Site Management Unit consists of a Site Manager, Coordinator, experts and boards. These boards are the Advisory Committee and the Coordination and Auditing Board. Following the foundation of the Site Management Unit, the application for being in the list was revised and the title was changed to 'Bursa and Cumalıkızık: The Birth of the Ottoman Empire'. This was a serial nomination including these areas: Bursa Historical Bazaar and Khans Area (Orhan Ghazi Complex and Surroundings), the Sultan's Complexes (Hüdavendigar, Yıldırım, Yeşil, Muradiye) and Cumalıkızık Village (Bursa and Cumalikizik Management Plan, May 2013).
In regard to the efforts for inclusion in the UNESCO World Heritage List, under the supervision of the Site Management Unit, a management plan was prepared in 2012. In the preparation phase, the Site Management Unit established coordination with related organizations, including public organizations, governmental institutions and associations, universities, professional chambers, and rightful owners and residents in the area. Regarding this participatory model, in order to ensure the transparency of the plan and to allow all stakeholders to participate, strategy seeking meetings were held. During the preparation, an invaluable source of information about the sites was compiled as a result of the coordination of different stakeholders (Bursa and Cumalikizik Management Plan, May 2013).
During the preparation process of the management plan, there were four main stages. In the first stage, all studies and collected data in regard to the Khans District, Sultan Complexes (Kulliyes) and Cumalikizik Village were gathered in a systematic analytical report format. The purpose of this stage was to establish a data infrastructure for the Management Plan. In the second stage, strategy seeking meetings were held in 2012 for the Khans District and Sultan's Complexes and for Cumalıkızık Village, separately (Bursa and Cumalikizik Management Plan May 2013). In the third stage, actions required implementing the defined objectives and strategies have been prepared and recommendations and ideas have been shared regarding corporate cooperation. After these third stages, draft management plan was prepared and in the last stage draft plan was submitted to the related authorities in order to get their approval (Bursa and Cumalikizik Management Plan, May 2013). After completing all the national procedures, Bursa Metropolitan Municipality was submitted to the UNESCO World Heritage Center in February 2013. In June 2014, Bursa (Khans District and Sultan's Complexes) and Cumalikizik Village were added to the UNESCO World Heritage List.
The Need for Developing a More Specific Strategic Plan Unique to Khans District
The vision of Bursa (Khans District -Sultan's Complexes) and Cumalıkızık Management Plan is explained as follows: "As the first capital city of the Ottoman Empire, to protect and preserve the tangible and intangible values of the Khans Region, Sultan's Complexes and Cumalıkızık Village where traces of foundation of the Ottoman Empire can be found, and to help them survive as a world heritage". In the management plan, the Khans District, Sultan Kulliyes and Cumalikizik village were handled together and all the strategies were developed in accordance with the mutual relationship between these different sites. However, it is essential to develop more comprehensive strategic plans which are unique to these sites by considering the mission and main objectives of the main management plan.
In the content of this study, a proposal for the strategic plan of Bursa Historical Bazaar and Khans District is introduced. This proposal was prepared between 2011-2013, as a research project which is jointly supported by Bursa Metropolitan Municipality and Uludağ University (see Figure 1 ). The author of this study is the coordinator of this research project. She has also taken part in the preparation of Bursa (Khans District and Sultan's Complexes) and Cumalikizik Management Plan. The aim of the research project is to construct a multidimensional understanding of the strategic plan consisting of provision of social, physical and economic revitalization in a participative manner, to build an action plan and to determine performance indicators related to the action plan as well (Vural Arslan, et. al, 2013) . 
Bursa Historical Bazaar and Khans District
Bursa was the first capital city of the Ottoman Empire. Throughout its Ottoman and Turkish history, it has been an important trade centre. The city, which was situated on the "Silk Road," was a fundamental commercial centre in marketing the silk produced both in the domestic market and in Europe throughout the Ottoman Era. The Historical Bazaar and Khans District, being situated in the city centre of Bursa, functioned as the heart of trade activity in the city throughout the centuries (Vural, 2007) . Besides its economic importance, it was an important place of socialisation for the Ottoman way of life, which had a "closed society" culture. Due to its central location in the city and its place in the collective memory of the inhabitants, the area has conserved its aesthetic, economic and social values since its establishment 600 years ago.
Bursa Historical Bazaar and Khans District is a unique example of traditional Ottoman commercial districts. The initial buildings of the area, such as the Emir Khans, Orhan Mosque and Orhan Turkish Bath, were built in the 14th century. A Bedesten built near the Emir Khans in the same century aroused native and foreign merchants' interest. In the following two centuries, each of the prevailing Ottoman Sultans constructed many Khans buildings. As the number of these buildings increased, new shopping streets appeared on the axes connecting the Khans and Bedesten, such as the Long Bazaar and Covered Bazaar (Akkilic, 1999) .
By the 16th century, the early growth of Bursa's historical commercial centre was complete. The 17th and 18th centuries were periods of stagnation for the district. The 19th century showed the earliest signs of change with transformation of the pre-industrialised city to an industrialised city, which was evidenced by changes in commercial activities. In this period, new transportation routes destroyed the organic structure of the city and bounded historical commercial districts (Vural, 2007; Shakur, et. al, 2012) . The area underwent a decline in terms of its architectural characteristics, spatial unity and socio-economic activity due to rapid industrialisation and urbanisation experienced in the 20th and the beginning of the 21st centuries in Bursa. New building typologies, including banks, health clinics, some administrative buildings and new types of commercial buildings, were built in the periphery of the area by the mid-20th century (Shakur, et. al, 2012 ) (see Figure 2 ). The traditional commercial district in an Ottoman city had a social significance beyond its importance as a production and commercial centre. This significance stems from its role as a unique and essential space where commercial, administrative and political discussions took place. In the bazaar area, wholesaling and retailing were controlled by guilds, which were developed under the protection of the government as an instrument for the effective control of the population and economy. Guild members rented their shops from waqfs -endowments -who used the shops in commercial districts as an important source of income for the social welfare services of the Ottoman city. Although the guild system in Bursa was replaced by professional trade associations in 1912, the unwritten customs of this system were still apparent in the newly established retailers' association (Vural Arslan & Cahantimur, 2010) . As Yediyildiz (2003) points out, there were 3170 retail units in this district in the 17th century. At the beginning of the 21st century, the Han District included 3500 retail units where approximately 5000 people worked both as employees and employers. Nearly 100,000 people visit the area daily for both commercial and social purposes.
Strategic Plan Proposal for Bursa Historical Bazaar and Khans District:
Bursa Historical Bazaar and Khans District has been functioning as the social and economic heart of the city since its establishment in the 14 th century. Due to its economic potential, the district is under the pressure of rent. Especially, after its inscription as a World Heritage Site, this pressure will be increased. Therefore, developing a strategic approach in order to manage the sustainable development of this district has a crucial importance. Believing this to be necessary, the author of this study prepared a research project with the support of Bursa Metropolitan Municipality and Uludag University. This research project aimed to develop a strategic plan for the sustainable future of Bursa Khans District by taking into consideration the basic principles of the Bursa (Khans District and Sultan's Complexes) and Cumalikizik Management Plan.
During the preparation of this strategic plan proposal, the Turkish legal legislation about protection and conservation of historical districts was examined (Vural Arslan, et. al, 2013) . In addition to this, specific retail revitalisation programs in Great Britain and America (DoE, 1997; Kemp, 2000; Reeve, 2004; Silverman, et. al, 2008) were also researched in order to establish an approach in the context of the specific characteristics of each region. In regard to this literature survey, the strategic plan is structured on four fundamental stages. Specialized methods in each stage of the study have been followed to reach the goals. The table below explains the essential aims of these stages and the method used in order to fulfil these aims. 
Analysis Evaluation Planning Monitoring Aim
Determining the importance and originality
Formation of a common mind by coordination

Constitution of action plans
Evaluation of performance
Target
Determination of own unique qualities of region
Constitution of an integrated scenario with a participatory approach Constitution of design criteria required for the execution of the scenario jointly with the applicable law and authorized institutions Production of projects that will enable the execution of the determined strategies and targets
Determination of performance indicators peculiar to the area in order to measure the contribution of the projects Analysis Stage: As the determination of the most relevant strategic approach should rest upon a thorough analysis, the analytical stage is the crucial basis for successful planning. In this stage, the analysis topics and the analysis methods/techniques and tools are the basic requirements (Doratli et.al; 2004) . The strategic plan proposal the analysis topics were classified under:
 Analysis of the natural environment  Analysis of the built environment  Analysis of the socio-economic environment  Analysis of managerial system (Vural Arslan et.al, 2013) In the analysis stage, the findings about physical environment characteristics were identified on the maps. In regard to the economic environment, first an inventory was prepared for the five most used Khan Buildings and Covered Bazaar area. A survey was applied for 538 shop units in this area in order to identify the social and economic characteristics of the district. This is one of the unique researches about the district which shows the social and economic transformation of the district in the last fifty years. These analysis topics were dealt with via various techniques and methods which are summarized in the table below: Table 2 . Analysis topics of the management plan proposal (Vural Arslan et. al, 2013) . Evaluation Stage: Collection of all this related information about the site and preparing inventories were necessary steps in defining the unique values of the site. However, there was also a need to identify key constraints as well as potential opportunities. This is one of the necessities for a strategic approach to conservation and revitalization. For such identification, the SWOT analysis method, a prerequisite for strategic planning, should be applied to the area for conservation purposes. The SWOT approach seeks to address the question of strategy formation from two perspectives in regard to external appraisals (threats and opportunities) and internal appraisals (strengths and weaknesses) (Doratli, et. al, 2004) . In the evaluation stage for the preparation of SWOT analysis, meetings were organized separately with:
Analysis Topics Parameters Methods
Natural
 In regard to stakeholders who make decisions and stakeholders who affect the decisions taken at meetings, the project team discussed the future projects about the district in order to understand the potentialities and the threats about the district. In regard to stakeholders who are affected by the decisions taken at meetings, the project team organised separate meetings in five of the most used Khans in this district in order to identify potentialities and problems of each area in the district (see Figure 3) . Also, in this stage a questionnaire was applied to 1952 customers in this area in order to understand the strengths, weaknesses, opportunities and threats about the district in the eyes of the users. In addition, in order to understand the general expectations of the users, face to face interviews were applied with randomly selected customers and guilds. After all these meetings and surveys, a SWOT analysis was prepared by the project team. Table 3 . SWOT Analysis -the summary of highlighted aspects in the evaluation stage (Source: Developed from Vural, et. al. 2013 ).
Strengths
Weakness Opportunities Threats
Physical Environment  Being in the city centre  Existence of identical districts and monumental buildings (e.g., Covered Bazaar, "Khan"s, and Ulucami).
 Mixed uses within the district (retail, socio-cultural and religious activities).
 Labyrinth-like structure that interests visitors.
 Being a pedestrian area. Planning Stage: In the third stage, in the light of the SWOT analysis, the project team determined the main themes of the action plan tables. The following became important guides for the determination of strategies, mission and vision of the management plan:
 Conservatıon -Plannıng and Quality of Life  Accessibility  Retail revitalisation  Tourism  Education  Consciousness  Governance  Risk management (Vural Arslan, et. al, 2013 ) In regard to these themes, in determination of the strategies and tactics Weihrich's (1982) TOWS Matrix approach was used. This approach is "proposed as a conceptual framework for a systematic analysis that facilitates matching the external threats and opportunities with the internal weaknesses and strengths" of the selected site (Weihrich, 1982) . This approach helped the team in determining the main strategies and objectives for the sustainable future of the region. 
S-O Strategies
Strategies that use strengths to maximize opportunities 1………… 2………… 3…………..
W-O Strategies
Strategies that minimize weaknesses by taking advantage of opportunities 1………… 2………… 3…………..
External
Threats (T)
1………… 2………… 3…………..
S-T Strategies
Strategies that use strengths to minimize threats 1………… 2………… 3…………..
W-T Strategies
Strategies that minimize weaknesses and avoid threats 1………… 2………… 3…………..
In this process, meetings with local authorities and retailers associations have been held for second times for providing a common mind in the determination of strategies and tactics (see Figure 4) . After the evaluation of the Bursa and Cumalikizik Management Plan, action plans were created within the scope of the study. Although each of these action plans have their own performance indicators, in order to provide for integrated sustainable development of the district, the research project team believe in the necessity of developing key performance indicators. Monitoring Stage: Monitoring the action plans and applying sanctions for their accomplishment are the main responsibilities of local governments. However, it is essential to develop key performance indicators in order to measure the success/impact of strategies and Action Plans. At the fourth stage of the study, the importance of developing performance indicators was emphasized. In the content of the study, the key performance indicators are developed in regard to the main themes of the strategic plan. 
CONCLUSION
Being inscribed as a World Heritage Site is a great opportunity for providing the sustainability of Bursa Khans District. However, the great success will be hidden behind the successful management of the site. As it is mentioned, although the site management unit prepared a management plan for the World Heritage Sites in Bursa (Khans District, Sultan Kulliyes and Cumalikizik Village), there are no specific management models for each of these sites. In the implementation phase of the management plan, the differences between these sites will cause some problems; therefore each of these sites needs its own strategic plan by considering the main principles of the Bursa Sultan Kulliyes and Cumalikizik Management Plan.
In this study, the proposed model for the strategic plan for Bursa Khans district is introduced. The main purpose of this study, starting from the example of Bursa, is to put forward an approach related to protection, evaluation and provision of sustainable development of historical commercial districts which have been faced with dilapidation in Turkey (see Figure 5 ). To prepare this approach basically; it is benefited from national legislation in Turkey and retail revitalisation programs for historical commercial districts in the city centres of different geographies in the world. For future studies by the author, it is aimed to carry out a similar study within the other cities that have a traditional bazaar area in Turkey. Starting from the example of Bursa, this model aims to put forward an approach related to protection, evaluation and provision of sustainable development of historical commercial districts which have been faced with dilapidation in Turkey, and also of similar bazaar areas in different geographies.
